
STAFF MEMO 
Special Use Permit 

Fredericksburg 35, LLC-AAA   
SUP 2011-03 

 
 
Staff Recommendation: Approval with conditions.  
 
 

1. 
 

Overview 

A. Request:    The applicant requests approval of a  
special use permit to construct a light 
automobile service establishment.  

B.     Applicant:    AAA   
 

C. Owner of Property:   Fredericksburg 35, LLC, c/o Rappaport                                                                        
      Management Company 

  
 

D. Site Details: Address  2871 Plank Road 
 : Current Use  Vacant restaurant building (Fuddruckers) 
 

E. Lot Acreage:   Approximately 1.0 acre 
 

F. Surrounding Zoning:  PDC, Planning Development Commercial  
l 

G. Surrounding Uses:   Restaurants                                            
 

  H.Planning Commission:            June 8th

 
    

I.Future Land Use Designation: Planned Development Commercial  
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      Approved for Distribution 
                                    /s/ Beverly R. Cameron 

 
MEMORANDUM 

 
TO:  Beverly R. Cameron, City Manager   
FROM: Raymond P. Ocel, Jr., Director of Planning and Community Development 
DATE:  July 12, 2011 
RE: SUP2011-03; Fredericksburg 35, LLC-AAA   
 
 
ISSUE: 
 
Fredericksburg 35, LLC, on behalf of A, is requesting a special use permit in order to 
construct a light automobile service establishment in conjunction with a typical AAA 
travel office. 
  
STAFF RECOMMENDATION: 
 
Staff recommends that the City Council approve the special use permit with the 
conditions listed in the City Attorney’s resolution.   
 
PLANNING COMMISSION RECOMMENDATION: 
 
At its June 8th

 

 public hearing, the Planning Commission, by a vote of 7-0, recommended 
approval of the special use permit with the conditions noted by staff. The Commission 
also recommended an additional condition that requires the dumpster to be located to the 
rear of the property. This condition has been added to the City Attorney’s resolution.  

During the public hearing portion of the meeting, the Commission did not receive any 
comments from the public regarding the special use permit application.  
 
Commission members questioned the applicant about the number of jobs that the 
applicant expects to be created, and the applicant said that he expects 24 new jobs. The 
Commission also discussed the procedure for the removal of hazardous materials.  
 
BACKGROUND: 
 
AAA is requesting a special use permit in order to construct a light automobile service 
establishment in conjunction with a typical AAA travel office and related office services 
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at 2871 Plank Road. (Please see the schematic plan included in the application materials.) 
This is the location of the former Fuddruckers restaurant.  AAA offices are currently 
located on Silver Street in Central Park, but they no longer have the need for the large 
office area they currently occupy.  
 
The applicant notes in the application that while the request for a special use permit is for 
the automotive service, they will also offer travel service, insurance and member services 
provided by AAA. The travel, insurance and member serves will also include retail sales 
of travel accessories.  
 
AAA will provide maintenance and repair services such as tune ups, oil changes, 
inspections, diagnostics, tire rotations, wheel alignments and balancing and other similar 
light automotive services. These services will be provided within the rear portion of the 
building. Access into and out of the car care center will be from a single garage door 
located at the back of the building.  
 
Hours of operation are proposed to be between 7:00 AM and 7:00 PM, Monday through 
Saturday and 10:00 AM to 4:00 PM on Sunday.  
 
SITE ANALYSIS: 
 
The property is zoned PDC, Planned Development Commercial, which permits “other 
uses determined by the City Council to be consistent and compatible within the PDC 
district development”. Vehicle repair service establishments are not uses listed by right or 
by special use permit in this district. However, in order to provide the most flexibility in 
relation to uses in this Planned Development District, this language was included at the 
time the district regulations were adopted in the early 1990’s.   
 
Although the property has frontage on Plank Road, no direct vehicular access is 
permitted. Vehicular access is provided by Commerce Street which also serves the 
restaurants on either side of this property as well as other uses in the area.  
 
Included within the application materials is a plan that shows the layout of the property, 
Commerce Street and the parking lot. The existing building is highlighted, while the 
addition is shown to the front of the building, or the Plank Road side. 
 
A dumpster is shown in the parking lot near the front of the building and staff requested 
that the applicant move this to the rear of the building where three new parking spaces are 
shown, and the applicant has agreed to do this. The area where the dumpster is now 
shown, will be redesigned to provide additional parking.  
 
Access to the office portion of the building will by the doors on the front of the building, 
while access to the repair area will be by a single garage door located to the rear of the 
building. (Please see the color rear building elevation plans included in the application 
materials.) 
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Due to its enhanced visibility from Plank Road, staff recommended that the garage area 
be accessed by the one garage door located at the rear of the building to maintain a more 
attractive appearance and the elevation plans reflect this design.  
 
APPLICATION AND PERFORMANCE CRITERIA: 
 
Special use permits are evaluated utilizing the criteria contained within section 78-994 of 
the Zoning Ordinance and they include: 
 

(a) The proposed special use at a specified location shall be: 
 
(1) In harmony with the adopted comprehensive plan; 

 
(2) In harmony with the purpose and intent of the zoning district regulations; 

 
(3) In harmony with the existing uses or planned uses of neighboring properties. 

 
(b) The proposed special use and related improvements shall be designed, sited, 

landscaped and otherwise configured such that the use will not hinder or discourage 
the appropriate development or use of adjacent, neighboring or community land and 
structures, or impair the economic, social or environmental value thereof. 

 
(a) (1) In harmony with the adopted comprehensive plan. 
 
The future land use map contained within the Comprehensive Plan designates this 
property as planned development/commercial. The surrounding properties are all 
designated in the same manner with the exception of the land on the opposite side of 
Plank Road which planned for general commercial development. The property lies 
within Land Use Planning Area 2: Central Park.  
 
There are two Key Issues for this Area, with the following one being applicable to 
this location: 

Key Issues: 
 

• Work with property owners to keep this area a vital component of the City’s 
tax base.  

 
The Plan does not provide specific recommendations for this property. However, the first 
recommendation for this Area is applicable and it states: 
 
1. Continue to support major commercial centers in this area, to boost local employment                 
opportunities.  
 
The applicant notes within its application materials that the application meets the Policies 
for Suburban Business districts found in Chapter 7, particularly Goal #3 which calls for 
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retail businesses, offices and other facilities that offer a wide variety of goods, services, 
and jobs to residents.  
 
(a) (2) In harmony with the purpose and intent of the zoning district regulations. 
 
The intent section of the PDC district states that the district is established to provide 
locations for a full range of retail commercial and service uses which are oriented to 
serve a regional market. The district also provides for planned employment centers with 
offices and professional business uses. The district should be located adjacent to major 
transportation arteries, with development encouraged in centers planned as a unit.  
 
The corresponding uses permitted by right and by special use permit are listed because 
they contribute towards meeting the intent of the district. The flexibility afforded in the 
district by permitting uses determined by the City Council to be consistent and 
compatible within the PD-C district development, permits the City to evaluate various  
uses not specifically listed. 
 
It is conceivable that the subject property can be developed with either commercial, 
office or restaurant uses but a combined office and related service use at this location 
would be appropriate given its location in Central Park and the surrounding existing uses. 
The applicant has provided three letters of support from surrounding businesses that can 
be found within the application materials.  
 
(a) (3) In harmony with the existing uses or planned uses of neighboring properties. 
 
The existing land uses in this area of Central Park are all oriented toward commercial 
uses with the exception of the hotel and conference center. At the present time, the 
property is surrounded by restaurants and commercial uses.  
 
The future land use map contained within the Comprehensive Plan designates this 
property as Planned Development/Commercial as is all of the land surrounding it. The 
land on the opposite side of Plank Road is designated as general commercial and contains 
various commercial uses as well as several vacant buildings. No new projects are 
proposed in the area at this time as Central Park is essentially built out. Future projects 
will most likely consist of back filling vacant buildings or changing the use of buildings 
as being proposed with this application.  
 
(b) The proposed special use and related improvements shall be designed, sited, 
landscaped and otherwise configured such that the use will not hinder or discourage 
the appropriate development or use of adjacent, neighboring or community land 
and structures, or impair the economic, social or environmental value thereof. 
 
Development of the property as proposed should not hinder development elsewhere in 
Central Park or the immediate area. The applicant has taken care to propose a building 
design that will compliment the buildings in the immediate vicinity of the site with the 
use of masonry materials and windows.  
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The layout of the site will be unchanged with the exception of the addition to the front of 
the existing building. The existing front parking area will be modified to accommodate 
the building addition. As stated earlier, the proposed dumpster location will be moved to 
the rear of the building.  
 
Staff recommends approval of the application, and if the City Council approves the 
special use permit, the following conditions are recommended: 
 

1. That the development of the property shall be in general conformance with 
the exhibits found within the application dated 3/29/11 as amended.  

2. That the exterior elevations of the buildings shall be in general 
conformance with the elevation plans and information submitted with the 
application.  

3. That the proposed use of the property is permitted only so long as it 
continues and is not discontinued for more than two years. 

4. The use of the property shall commence within two years of the date of the 
adoption of the City Council resolution.  

       5.   That the proposed dumpster shall be relocated to the rear of the property. 
 
 
ATTACHMENTS: 
 
1. Application and Supporting Materials 
2. Planning Commission Minutes 
 
 

 
 
 
 
 

 
 
 
 

 
 
 
 



 
 
 
 
 
 
 
 
 
 
 

MOTION:       July 12, 2011 
        Regular Meeting 
SECOND:       Resolution No. 11- 
 

                                                 
 

 ACTION: GRANTING A SPECIAL USE PERMIT TO FREDERICKSBURG 35 LLC, 
TO CONSTRUCT A LIGHT AUTOMOBILE SERVICE 
ESTABLISHMENT IN CONJUNCTION WITH AN OFFICE AND 
RELATED OFFICE SERVICES ON PROPERTY LOCATED AT 2871 
PLANK ROAD 

 
 
DATE OF ADOPTION:  ------------------ 
 

 
 WHEREAS, the applicant, Fredericksburg 35 LLC, c/o Rappaport Management Company, has 

applied to this Council for a special use permit to construct a light automotive service establishment in 
conjunction with a typical AAA travel office and related office services on property owned by it, located 
at 2871 Plank Road, Tax Map No. 291 12871, GPIN 7769-62-9638, Fredericksburg, Virginia. 

 
WHEREAS, the Council after notice and public hearing thereon, has considered the application 

in light of its conformity with the City’s Comprehensive Plan, its harmony with the purposes and 
standards of the zoning district regulations, its compatibility with existing or planned uses of neighboring 
properties, and whether the proposed special use and related improvements will be designed, sited, 
landscaped and otherwise configured such that the use will not hinder or discourage the appropriate 
development or use of adjacent, neighboring or community land and structures, or impair the economic, 
social or environmental value thereof. 

 
NOW, THEREFORE, BE IT RESOLVED,  

 
1. Based on the above considerations, Council finds: (a) the request as submitted or modified 

does conform to the City’s Comprehensive Plan, or to specific elements of such plan and to 
official policies adopted pursuant thereto (b) the request is in harmony with the purpose and 
intent of the zoning district regulations, (c) this request will not have an undue adverse impact 
on the surrounding neighborhood, in terms of public health, safety or general welfare; and (d) 
this request is appropriately designed, sited, landscaped and otherwise configured. 

 
2. This Council grants to Fredericksburg 35 LLC a special use permit to construct a light 



automotive service establishment in conjunction with a typical AAA travel office and related 
office services on property located at 2871 Plank Road, Tax Map No. 291 12871, GPIN 
7769-62-9638, Fredericksburg, Virginia., in substantial  accordance with its application for a 
special use permit dated March 29, 2011, subject to the following conditions: 

 
a) The development of the property shall be in general conformance with the exhibits 

found within the application dated 3/29/11 as amended.  
b) The exterior elevations of the buildings shall be in general conformance with the 

elevation plans and information submitted with the application.  
c) The proposed use of the property is permitted only so long as it continues and is not 

discontinued for more than two years. 
d) The use of the property shall commence within two years of the date of the adoption 

of the City Council resolution. 
e) The proposed dumpster shall be relocated to the rear of the property. 

 
 

* * * * * * * * * * * 
 

 I, ________________, Clerk of Council for the City of Fredericksburg, do hereby 
certify that the above is a true and correct copy of a Resolution passed and approved 
by the City Council of the City of Fredericksburg on the  ____  day of  _________, 
2011. 

 
 _______________________________ 
  Tonya B. Lacey 

 Clerk of Council 
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